The focus of the study is on contemporary concept of Facility Management (FM) that supports processes of management, especially real estate management. The study attempted to analyse the assumptions of standardization of real estate management within the FM concept. Analysis of the situation in the real estate market in Poland in 2013 showed the necessity of implementation of effective management, which concerns not only investment projects, but, particularly, the area of management of facilities and innovations, and taking measures aimed at increasing the value of real estate. The role and opportunities offered by certain contemporary methods of real estate management (benchmarking and outsourcing) have been discussed, particularly in terms of management of auxiliary processes. The study presented situation in the local construction sector and developer enterprises in Poland, particularly in terms of taking measures concerning formation of demand and customer preferences in the real estate market. The results obtained in the study were used to analyse situation in the market of real estate in Częstochowa, Poland, stimulated directly by tendencies observed in this local market and suggest the necessity of proper management of auxiliary processes, which will substantially contribute to improvement of enterprises' operation.
Introduction
Variety of solutions proposed by contemporary management and rapid globalization of the economy, with particular focus on technological revolution connected directly with development of new technologies that allow an unlimited communication through development of services and departure from mass production, onset of information society and service society, cause that management of enterprises of the 20th century must be oriented at external environment of such enterprises. It should consist first and foremost of definition of the enterprises' aim in the context of the need of the market and customer. With respect to the global scale, the economic, political and social processes force the necessity of internal reorganization of the enterprise [Toffer 2006 , Krawiec 2009 , Dziedzic, Szymańska 2011 .
Changes observed in the world economy today contribute to a new approach to various aspects of enterprise operation in the economy. These transformations, defined as global development tendencies, include in particular:
• formation of a uniform market without barriers and new economic relations, increased international competition; new technologies that accelerate the rate of innovativeness and process of innovations' verification in the market will represent the determinant of changes in the situation in the market, the role of prices will be diminished in favour of total quality and aggressive marketing; • deep and irreversible crisis of hierarchical structures of management, fast decentralization of organization and hierarchy, formation of the network of processing information and principal changes in the structure of management, deep and irreversible crisis of hierarchical structures of management, fast decentralization of organization and hierarchy, creation of the network of information processing and principal changes in the structure of management; • area of FM and analysis of assumptions of standardization of real estate management for FM-more comprehensive transformation of industrial economy into information economy, unlimited flow of information that facilitates commercial and production relations, creation of common enterprises, entering into new market segment, creation of new networks of sales and manufacturing goods adjusted to the needs of local foreign markets, regardless of their geographical location [Penc 2002 ]. The above transformations largely affect the area of management and have a dominant importance to modern concepts of enterprise management, greater openness to technology as well as innovativeness, entrepreneurship and adaptive abilities.
The aim of the study is to present one of the contemporary methods to support real estate management i.e. facility management (FM) that represents integration of knowledge, technology and management of facilities i.e. reduction of costs in the area of FM and analysis of assumptions of standardization of real estate management for FM concept, with particular focus on one of market standards in real estate, i.e. return of sales.
Situation in the real estate market in Poland in 2013
After the period of fluctuations of the values of real estate in 2006-2009, the year 2013 saw a gradual stabilization in the residential real estate market. This stabilization was stimulated by transitional limitation of economic activity, stopping granting foreign currency credits and lack of any governmental program to support purchasing flats (2012 -closure of the RnS program and start of MdM program in 2014). In the primary markets of residential real estate in 2013, the price of the square metre of the average flat was stable while the number of flats in the offer of sales and time of sales was decreasing. The situation in the markets of the existing resources (secondary markets) was also stable. Furthermore, the market of commercial real estate 1 saw increasing imbalance.
Residential real estate markets, similar to the markets of commercial real estate are naturally of local character. It is estimated that in 2013 in the markets of the biggest cities of Poland, local factors played an important role, which caused that the dynamics of changes was varied. However, the most substantial effect was from the economic factors. One of them was the increase in interest rates. Diagram 1 presents changes in interest rates in the financial market in Poland in the period from the 1st quarter of 2005 to the 1st quarter of 2014. The analysis of the data presented in this diagram reveals that, at the end of 2012, the interest rates were rapidly decreased. Source: NBP, Departament Stabilności Finansowej [2013, pp. 7,8] .
Diagram 2. Interest rates on mortgages in Poland
Also, the availability of flats calculated in square metres per average salary in the sector of enterprises increased from 2007 2 , which is connected with the increase in salaries and stabilization of nominal prices of square metres. Indices of availability of flats at the level of 0.7-1.0 square metres for average salary do not illustrate the substantial imbalance in this market (NBP 2013, p. 10) . In 2008-2013, a decline in the index of price of average flat per annual incomes (P/I), which is attributable to the decline of prices of average flats and increase in mean annual incomes. This index, which can be treated as a specific measure of stress in the market, returned to the level similar to the value reported before its dynamic increase in 2006-2008. However, a noticeable decline in unsold spare flats reflected the changes in the situation in the primary residential real estate market. The decline in the spare flats was attributable to the dynamic increase in the demand and sales of flats, especially those cheaper. The number of flats sold in Warsaw according to the floor surface was presented in the Diagram 3. The diagram shows that the most of flats sold were those with floor surface from 35 to 60 square metres. In the markets of 9 major cities (Białystok, Bydgoszcz, Katowice, Kielce, Lublin, Olsztyn, Opole, Rzeszów, Zielona Góra -the division results from the population of the people with permanent residence and the size of the individual real estate market) the increase in transactional prices of a square metre of flats in 2006-2008 were smaller than in the bigger markets. In nine cities, the difference between transactional prices of square metre in the primary and secondary market remained relatively stable. In all the cities studied, average nominal asking prices of square metre were also stable in the analysed period.
In all the analysed cities, prices per square metre of flats in the primary market exceeded the prices from the secondary market, which can be explained by better quality of new flats. However, in 2013 in Warsaw, the biggest developer's market in Poland, new developer's flats were more expensive than those from the existing resources. This might reflect the fact that the secondary market in Warsaw is also characterized by good locations and good adjustment of the size of flats to financial status of purchasers (developers actively adjusted their offer to the customers' needs).
In 2013, the demand in the residential real estate market was substantially affected by regulatory factors, with particular focus on the Act on developer's customers' protection (implemented in 2012) and the lack of governmental programs for support of purchasing flats. In 2012, the governmental program of subsidizing interest rates on mortgages (Rodzina na swoim, RNS) was ended, whereas governmental program of subsidies to purchasing flats in the primary market for young people Mieszkanie dla młodych (MDM) was implemented in 2014.
An upward tendency in the market of commercial real estate (observed from 2010) was maintained. Among the investors, the dominant part were international investors, whereas a substantial part of transaction concerned changes of the owner of already operating building or the commercial building that hand been already rent [NBP, Departament Stabilności Finansowej 2013, pp. 26-28] . In the office buildings market, the rates of capitalization ranged from 6 to 7%, whereas in the commercial market this value was ca. 7%.
In conclusion of the situation in the real estate market in Poland in 2013, it should be emphasized [NBP, Departament Stabilności Finansowej 2013, pp. 3-25] that:
• despite a high deficit of flats in 2013, 6.8 thousand flats fewer were sold compared to the previous year. However, the number of the flats remains high. The number of newly issued permissions for building of new flats and the number of investments started were the lowest since 2006. In the 2nd half of 2013, the number of investments started exceeded the level reported in the same period of 2012. The developers also adjusted their flats from the new offer to the preferences and financial status of their customers, offering more small and medium flats, • one of the most important factors that determine the demand for flats is mortgages and their availability. In November 2013, for the first time since 2002, the share of mortgages in Polish zlotys (PLN) exceeded 50% of the whole portfolio of mortgages, • an improvement in the indices of credit availability of flats was observed in the period analysed, which was attributable to the increase of salaries and substantial reduction in interest rates on new mortgages in Polish zlotys, • in the sector of commercial real estate, the year 2013 was another year of fast increase in the supply of new floor surface for offices and commercial facilities. The increase in the value of the transactions concluded in this market was accompanied by the increase in the number of unused flats. With regard to the real estate financed with bank credits, this means the increase in the credit risk with simultaneous deterioration of the quality of collateral. According to the BaRN database, the market of rent of flats, particularly in the cities which are academic centres, has seasonal character. The highest prices were usually reported in the city centres, in the areas with good availability of means of transport, close to universities, whereas lower prices are typical of post-industrial districts.
The evaluation of the situation in the segment of real estate in Poland in 2013, with constant deficiency of residential real estate 3 , suggests the necessity of implementation of the effective management, which concerns not only investment projects, with particular focus on the area of FM (Facility Management) 4 and innovations and taking measures aimed at the increase in the real estate value.
Selected contemporary concepts of management in the aspect of fm
Real estate management is undergoing constant and regular modernization resulting from technological progress occurring in civil engineering and changes in the construction of the facilities in buildings, which substantially affected the process of real estate management. Therefore, the effective management should involve adjustment of specific real estate to changes occurring in the real estate market and in the urban space and changes in global character. As results from changing the expectations of the owners and investors, the tendencies of departure from the narrow approach to management of real estate understood as management of the building or a fixed asset towards management of innovations, facilities and taking actions aimed at increasing the value of the real estate are observed. Logistics Philosophy of managing operational activity of the enterprise management of the whole material supply chain including just-in-time production and just-intime management. TQM The aim of the total quality management is efficient formation of the system for quality control. The focus is on concentration of attention of managers and employees on achievement of the highest possible level of quality of work, processes and products.
Contemporary concepts
Business Process Reengineering It represents the methodology of preparation and implementation of substantial changes in the enterprise, uses certain rules and procedures that facilitate operation of the enterprise. In management, the customer needs are approached as customer needs. The focus should be on achievement of the expected results in this area through rational implementation of the whole process oriented at final result.
Lean Management The concept of lean management
Its aim is to avoid waste and focus on rationalization of operation of the enterprise and the use of all the resources. Preferred terms include: cool calculation, simplicity, savings.
Outsourcing Separation of the areas outside the enterprise that do not affect the competitiveness. Its aim is rationalization of operation and cost reduction.
Benchmarking It consists in solving the problems by learning from others. Comparison to the best entities in the market in a specific area, comparison between organizational units inside the organization.
Modern concepts
Virtual organization It represents the network of independent partners who cooperate with each other within a common enterprise.
Fractal organization Its goal is to simplify the picture of operation of the organization.
Knowledge management The key areas of knowledge management include: acquisition of knowledge, developing knowledge (this process includes acquisition of skills, creation of new products, facilitation of the existing processes), sharing knowledge and popularization of knowledge, using knowledge (focus of attention on productive use of current resources in the organization, with particular focus on such barriers as routine, being uncertain about the position, overestimating your own value etc.), maintaining knowledge (maintaining occurs through selection, storage, and updating data) and location of knowledge (development of the methods to discover organizational knowledge and its fast localization). The necessity of active management forces an economic approach to using real estate through determination of goals of enterprise as an owner that plays a role of a user and/or investor [Nalepka 2008, pp. 37-48; Nalepka 2012, p. 11; Rymarzak 2009, pp. 61-70; Nowacki 2010] . The concepts of real estate management are presented in Fig. 1 . The economical function of real estate as assets that generate revenues (or, in other words, representing the instrument whose value might be formed through implementation of the strategy of effective management through initiation of investment and development initiatives) necessitates formulation of the strategies for individual groups of real estate that perform varied functions. The goals of the owner, goals of management and concepts of real estate management were presented in Table 2 . The concepts of management such as facility management (FM), property management (PM) and asset management (AM) set new objectives for management of real estate through implementation of the goals for the processes of management.
TM
Facility management as an innovative concept of real estate management Facility management (FM) is a strategy based on the relationships between facilities and management. FM integrates the principles of administration of business, architecture and maintenance of technical objects. Table 3 presents mission of FM according to Wiliams [1996] . In the era of globalization, as a result of creation of global companies, the new opportunities are sought in the domain of management since production is based on the most recent technologies controlled by computers, whereas the most modern marketing strategies and methods reached incredible effectiveness. The research interest is more and more often focused on management of auxiliary processes.
One of contemporary concepts of management with respect to real estate is benchmarking. The market standard determinant is most essential to analysis of investment real estate. Goals of strategic management (value-based management) will be set with respect to determinants of the expected market standard, determined using measures of target indicators (usually referential). Information acquired in the process of benchmarking, used for economic evaluation of real estate with respect to objects that determine a market standard for a specific type of real estate concern technical, functional, economic and financial specifications [Foryś 2006, pp. 36-37] . Determiners of a market standard of real estate include in particular return on sales, operating expenses (including costs of management) and modernization expenses and certifications [Annual benchmarking report 2012].
With respect to determinants of a market standard of real estate, the FM concept concerns management of costs through determination of costs of real estate, their reduction through introduction of safety, analysis of costs and benefits and value-based management.
Since lean management is at the core of the FM concept, its basic objective should be reduction in total costs generated by a specific function of the enterprise (outsourcing). The basis for making decisions on implementation of outsourcing should be balance of total costs and benefits of implementation of a specific outsourcing function or continuation to use traditional solutions. From the standpoint of characterization of contemporary market, this concept is the most commonly used, brings numerous benefits and is the most complementary with respect to other concepts [Trocki 2001 , Zimniewicz 2009 , Zarządzanie 2000 .
Analysis of return on sales in local construction and developer enterprises in 2009-2013
The FM discussed as a concept to support real estate management concerns management of costs. The analysis of the construction and developer sectors in local market provided information with respect to the level of return on sales over the years 2009 to 2013. Analysis of the construction sector with examples of two enterprises (Budownictwo-Odlewnictwo, Export-Import and H-M Częstochowa) provides information concerning the level of return on sales over the years [2009] [2010] [2011] [2012] [2013] . Results are presented in Table 4 . Source: Author's own study based on ratio analysis of return on sales in selected enterprises.
The results of the analysis of return on sales for the construction sector of the local market in Częstochowa, Poland, presented in Table 4 Table 4 .
The analysis of ROS in real estate with the example of the above two developer enterprises shows a declining tendency which can be considered as a stagnation in the market. This fact demonstrates a noticeable relationship between the construction and real estate markets and their mutual effect on each other.
Obviously, there are a number of causes of this state. One of the most important causes is not only the financial crisis with all its effects on the most of aspects of economic and financial life, but also the lack of proper management of auxiliary processes (FM) which might substantially contribute to improvement in enterprise operation.
The result of author's own studies were reflected to current situation in the construction and real estate markets. The analysis employed 4 recent studies 5 carried out by various organizations: Erste Group for the Central Statistical Office of Poland, Research Institute for Economic Development at SGH, KPMG and surveys of experts from Euler Hermes, a commercial insurance company. The report shows that Polish construction production observed in 2012-2013 will remain growing. However, the analysts of the Erste Group claim that this state is temporary and transitional. Entrepreneurs expressed the opinion that current situation in the construction sector is highly uncertain and unstable. These concerns were reflected by surveys by KPMG, IRG SGH and a study on economic situation by the Central Statistical Office.
According to the Central Statistical Office, the economic situation in the construction sector is at very low level. However, the results of the expectations surveyed by the Central Satistical Office among construction and developer enterprises seem to be promising.
However, the results of another study carried out by KPMG turned out to be pessimistic. According to the survey, a progressing decline in the construction production and sales of real estate in 2012 was expected, even deeper in 2013. It should be noted that these pessimistic prognoses were reflected in 69% in seven in ten enterprises, whereas in the previous year, this percentage was substantially lower (27%).
According to the experts from Euler Hermes, the entrepreneurs attempt to attract customers in order to ensure the turnover and flow of funds. Developers seem to purposefully neglect contemporary concepts of management supported with FM by reducing prices of flats or land lots, thus causing that they become more attractive for purchasers.
Conclusion
The discussion concerning facility management as a concept that supports contemporary concepts of real estate management shows that application of procedures in order to improve the effectiveness of management of real estate will be possible only after improvement in downward tendencies and quality of the labour market, reduction in unemployment rate, prudential initiatives of banks that grant credits (interest rates and availability of credits) which are conducive to substantial instability in this market and cause that potential customers are afraid of investing their savings, i.e. particularly through application of an innovative concept of facility management. 
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